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COMPREHENSIVE DEVELOPMENT PLAN 
 
 

OVERVIEW 

The Thermo Fisher Scientific (TFS) Comprehensive Development Plan helps provide an insight into the 
existing and future land uses for approximately 70 acres located in the City of Fitchburg.  TFS parcels are 
surrounded by Verona Frontage Road, Sprocket & Spoke Drive, Dawley Conservation Park along with Pine 
Ridge Subdivision.  The Badger Ridge State Trail and the Military State Trail run adjacent to parcels and 
have high volumes of bicycles and pedestrian traffic in the summer months.  See Exhibit 1 for TFS property 
limits. 

TFS desires to sell off seven acres on the southernmost part of their property to be consistent with the 
Business and Industrial / Commercial future land use plans of the City.  The parcel has frontage on McKee 
Road and Sprocket Drive.  Due to the size of the parcel, City ordinance requires a Comprehensive 
Development Plan. 

Currently TFS does not desire to sell any further property beyond the proposed seven-acre site.  They will 
retain remaining undeveloped lands for their own expansion in the future.  It is unknown what those specific 
plans will be, however any future TFS expansion will be consistent the industrial / commercial land use 
designated for this area. 

TFS currently has five different parcels that make up their campus within the City of Fitchburg.  In 2020, 
TFS sold off a building to the Boys and Girls club along the Frontage Road.  Another land sale occurred in 
2020 to Certco, Inc. on land west of Sprocket Drive and was not contiguous to the larger parcel.  Exhibit 2 
and 3 show parcel numbers and current land use. 

TFS has already recently sold off a small parcel to the north to the state for storm water purposes and part 
of their campus on the west for Verona Road expansion as required by WisDOT.  Arrowhead NDP was 
completed and adopted in 2009 to help plan use of the area and what the City had envisioned for the land 
use.  This plan was created by the City for the future potential land uses in the area.  Since the NDP, several 
of these changes have been made to the TFS campus. 

When the Verona Road improvements were completed, they resulted in removal of access to Williamsburg 
Way on the northwest area of the site.  A secondary entrance to the campus was added to the south 
connecting to Sprocket Drive.  The entrance was an extension of Discovery Drive and constructed as a 
private drive.  In 2017, McKee Road improvements were completed at the south end of TFS campus to the 
east of US 18 in 2020. 

The Arrowhead NDP had improvements planned through 2030.  These plans included a new fire station, 
manufacturing, office buildings, industrial buildings, and some warehouses on property that belongs to TFS.  
This Arrowhead NDP is not an accurate representation of changes to the TFS property due to the Verona 
Road and McKee Road projects. 

As a result of the surrounding WISDOT construction projects, excess granular fill has been added to the 
TFS lands where previous demolition of existing buildings occurred.  The fill was intended to raise the sites 
and make them suitable for long term planning / development on the vacant lands by TFS needs. 

TFS entered into fill agreements in 2017 and currently still have an agreement active for one of their parcels.  
These fill projects have all been permitted through WDNR and the City of Fitchburg.  Fill for these projects 
comes from other local projects and must meet certain requirements to be placed on-site.  Compaction 
testing, water runoff and drainage, and erosion control with restoration are a few items which are monitored 
throughout the design and construction process. 
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The parcel east of the Badger State Trail (Parcel 0609-053-9345-2) has been considered as a developable 
parcel in the NDP.  However, the location and access along with setbacks and other challenges have 
caused TFS to consider this parcel to not be suitable for development for commercial or industrial.  The 
use is planned to be more passive for energy generation such as solar or conservancy as green space.  
This parcel is currently serving as a fill site and will be completed in the Spring of 2022. 

TFS has an interested buyer for the southern end of the parcel that fronts onto McKee Road.  The proposed 
seven-acre parcel is currently a wooded area that abuts to McKee Road, between Spoke Drive and the 
Badger State Trail.  Based on City Ordinance Section 24-3 (f)(1), a Comprehensive Development Plan is 
required accompanied by a Certified Survey Map (CSM).  As a result of the City ordinance requirement, a 
CSM was not allowed to divide this parcel and a Plat was required instead. 

This new planned parcel land use will remain office / manufacturing / warehouse as represented in the 
Arrowhead Redevelopment Plan and continue to allow private organizations to have public and utility 
infrastructure support within the City.  Arrowhead Redevelopment Plan can be referenced through Exhibit 
4. 

Currently, there is no known information on the site development as TFS wants to divide the land and sell 
it.  Any approval to new land development would require, City & DNR approval for site design and site use. 

The CDP will outline changes to the existing and future lands uses for the TFS campus. 
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EXISTING CONDITIONS 

TFS has five different parcels in the City of Fitchburg.  Mapped wetlands in the area are shown via Exhibit 
5 on the next page.  There are no known contaminated soils found on TFS’s property. 

Parcel # 060905393452 – This 18-acre parcel is landlocked by McKee Road, Pine Ridge Subdivision and 
Dawley Conservancy Park to the east and north and the Badger State Trail to the west.  This parcel has 
been surveyed by Ruekert & Mielke, Inc. (R/M)  Currently, it is not developed and has recently been 
permitted to place fill.  It is partially wooded and abuts to a residential development on part of the eastern 
boundary.  Grading plans and a property survey completed by R/M are shown as Exhibits 6 & 7. 

This parcel is currently a fill site which will be completed in the Spring of 2022 and approximately 90% green 
space due to the access road.  Due to the size and layout of the site, there are limited uses due to 
ordinances, setbacks, and zoning with the adjacent neighborhood and park.  Water drainage travels through 
this parcel from the McKee Road improvements via storm sewer pipes and ditches into Dawley Park.  This 
parcel is currently staying a green space to allow for wildlife habitat to settle back into the area post 
construction.  It is a good infiltration area which has no plans of development.  In the future, one 
consideration would be a passive use such as solar array for energy generation.  No development of 
buildings is planned. 

Parcel #060905393202 – This 33.5-acre parcel is landlocked by McKee Road, the Badger State Trail to the 
east, a State-owned parcel to the north, Military Ridge State Trail, VALD LLC, and Spoke Drive to the west.  
Part of this parcel was a fill site in 2017.  This parcel currently consists of a wooded area towards McKee 
Road and a pond at the north end constructed to treat WisDOT storm water.  The fill site is green space 
located on both the east and west side of Discovery Path.  Water Drainage for this parcel is infiltrating the 
ground towards Discovery Path to the storm sewer inlets.  The Sprocket Road Pond is located on the west 
side of Discovery Path to retain regional storm water runoff as designed by the City of Fitchburg.  The pond 
is located on the TFS property with an easement to the City of Fitchburg.  A channel or drainageway 
connects the Sprocket Road Pond to the northeast to the Military Ridge Trail drainage.  This is the parcel 
which is being proposed to sell off the 7 acres for development along McKee Road. 

Parcel #060906480852 – This 17-acre parcel shares several different private developments surrounding it 
from the Dane County Boys & Girls Club, BSH Storage, NFW Acquisition Corp., CC Systems, LLC, and the 
Military Ridge State Trail.  This parcel currently has pervious and impervious areas and contains the current 
buildings associated with the TFS campus operation. 

Existing TFS campus buildings and parking lots are located here for the company.  Pervious areas meet 
the requirements and ordinances set forth by the City.  Water runoff on this parcel is collected by ditches 
and bio basins.  Overflow for the basins is directed to the storm sewers.  There is no further development 
of parking lots or buildings currently. 

Parcel #06090648308 & 060905386005 – These two parcels are small triangle parcels and are 
approximately 1.5 acres.  They are currently green spaces and has a small building for maintenance. 

While TFS has no future plans for any buildings or site work on their property, with the change in the 
economy focusing on resources, TFS staff are looking at possibilities of renewable energy as a potential 
use of the remaining vacant land. 
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SURFACE WATER RUNOFF 

TFS is located within the City of Fitchburg and the City is in the Yahara River Basin.  TFS has several 
different ways to control water runoff and drainage before it meets its tributaries such as the Yahara River, 
Nine Springs, and Swan & Murphy’s Creeks. 

The main parcel west of Military Ridge State Trial has several drainage routes that exist on-site to bio 
basins, grass swales and other treatment areas where water is contained, and overflow routes are tied to 
various sized storm sewer systems.  TFS benefits from a large pond to the north in which the state 
purchased from TFS.  Exhibit 8 acknowledges the pond credit with TFS and the DNR.  As a result, the 
remaining treatment for storm water from this area is managed by this new pond.  Other areas from the 
Storm Water Management Plan dated June 22, 2014 done by MSA Engineering are mapped in Exhibit 9, 
show the drainage areas.  With no planned development the storm water needs are currently adequate for 
this area and no further development of lands are anticipated resulting in no change to the storm water 
management for this parcel. 

For the parcel located north of Sprocket Road and between the two trails, this land remains undeveloped 
at this time.  The storm water management has been anticipated and developed for this area if any future 
campus expansion would occur.  The site generally drains to the north.  The southern half of the site drains 
into the Sprocket Road Pond for treatment.  Any parcels north of the Sprocket Road Pond will drain north 
to the WisDOT pond.  The current Sprocket Road Pond is underutilized since surrounding lands remain 
undeveloped.  Exhibit 10 shows the current conditions for the storm water ponds and drainage.  Storm 
sewer is shown to help facilitate the drainage from bio basins and parking lots. 

Drainage for the parcel east of the Badger State Trail drains to the east into Dawley Conservation Park.  
McKee Road improvements done in 2021 navigate through this parcel via small channels and ditches due 
to some erosion over the years.  Dawley Park during high rain periods sometimes flood and the City is 
aware of this as it makes the trails hard to travel and causes washouts due to the channelization.  This 
parcel is not planned for any development as a result, it is not anticipated to change or increase runoff in 
this area. 
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TRANSPORTATION 

The CDP planning area is located north of McKee Road and south of Verona Frontage Road at the 
intersection of Spoke Drive and Sprocket Drive.  McKee Road is a highly traveled crosstown route 
connecting S. Fish Hatchery Road and USH 18/151 providing easy commutes but also a close concise 
area for commercial access.  Verona Frontage Road provides access easy to USH 18/ 151 and McKee 
Road provides access to the new USH 18/151 interchange.  Access for commercial vehicles is easy with 
wide street cross sections and easy points of access to TFS lands. 

All circulation within TFS lands are private roads owned and maintained by TFS.  These roads are not 
intended for public use or cross connection traffic.  Access from the Frontage Road serves several parcels 
and joint driveway easements are in place to allow this shared access between parcels.  Exhibit 11 shows 
the roads and transportation through the TFS site for access. 

The private roads are not intended to become public in the future and will serve the existing campus and 
any future additions or growth to TFS vacant lands. 
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GENERAL DESCRIPTION OF SITE WHEN DEVELOPED 

TFS is in the process of trying to sell a piece of their property located adjacent to McKee Road on the south 
end of their property.  TFS believes the highest and best use of this land is to be developed to support the 
surrounding land uses.  When ultimately developed, the plan for the seven-acre parcel is to be zoned for 
commercial use (I-S).  The new development will require City approval for type of use, building design, 
parking lot, and on-site storm water management.  This will be coordinated between the City and the new 
owner at time the proposed use is known. 

Exhibit 13 shows the plat of the location within the parcel receiving the land division.  This area is wooded 
and located within a restricted wellhead protection area.  TFS understands this land has restricted uses 
and must be compliant with the City zoning requirements. There is no further information TFS can provide 
at this time for land use. 

The main campus located to the west of Military Ridge State Trail does not have any future land use plans 
for improvements or changes.  This will continue to operate as the main building complex for TFS. 

The parcel located to the east of Badger State Trail will remain undeveloped and has no future plans.  It is 
anticipated this parcel will remain conservancy or develop into a passive use such as energy generation.  
The remnant large parcel located north of Sprocket Drive and between the two state trails will be retained 
by TFS for future campus expansion.  Expansion is not planned at this time. 
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UTILITIES 

Sanitary sewer and water main installation is already complete on Spoke Drive.  There are lateral 
connections for sanitary service and water service already installed into the proposed parcel TFS is 
intending to split off and sell.  Storm sewer is in the street for a tie-in connection.  The City of Fitchburg will 
require on-site Storm Water Management Plan for any future development to supplement the treatment 
provided by Sprocket Road Pond.  Fire hydrants are already installed per City requirements for flushing 
and emergency use along the public street.  Exhibit 14 shows the existing public infrastructure ready for 
connection by the new property owner. 

The parcel located east of the Badger State Trail does not have any public utilities that service it at this 
current time.  The existing campus located to the west of Military Ridge State Trail has full service and no 
changes are intended into the future.  The remnant vacant parcel planned for TFS expansion in the future 
has public utilities to service the parcel from Sprocket Road or Discovery Drive. 

At the time of construction for Discovery Drive the utility locations, abandonment, and additional public 
utilities were coordinated with the City for the anticipated future expansion of this vacant land. 

Other private utilities exist to serve the undeveloped lands such as fiber optic, gas, and electric.  Specific 
development or expansion plans will be coordinated with any private utility needs. 

  



 
 
 
 
 
 
 
 
 
 
 
 

Exhibit 14 
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ZONING 

TFS has five parcels in the City of Fitchburg.  The eastern most parcel is zoned Transitional Agriculture (A-
T), which is 18 acres on the east side of the Badger State Trail.  The other four  parcels are zone Specialized 
Industrial (I-S) located between the Badger State Trail and Verona Frontage Road. 

The seven-acre parcel to be divided by CSM and sold will continue to be zoned (I-S).  No rezoning is 
anticipated for the sale and development of the vacant lands. 


	OVERVIEW
	Existing Conditions
	Surface Water Runoff
	Transportation
	Pedestrians and Bicycling
	General Description of Site When Developed
	Utilities
	Zoning
	Exhibit 4.pdf
	Alternative1_revised
	Alternative2_revised
	Alternative3_revised
	Alternative4_revised
	Master Plan Final
	Master Plan_Phase1
	Master Plan_Phase2
	Master Plan_Phase3
	Transportation Network
	FLU Amendments

	Exhibit 13.pdf
	20220125 CSM CSM SH 1 (1)
	20220125 CSM CSM SH 2 (1)
	20220125 CSM CSM SH 3 (1)
	20220125 CSM CSM SH 4 (1)
	20220125 CSM CSM SH 5 (1)
	20220125 CSM CSM SH 6 (1)
	20220125 CSM CSM SH 7 (1)
	20220125 CSM CSM SH 8 (1)




